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CITY OF WILLMAR  
PLANNING COMMISSION MEETING  
6:30 P.M. ON WEDNESDAY, AUGUST 17, 2022  
CONFERENCE ROOM #1  
CITY OFFICE BUILDING  
 
Chair: Jonathan Marchand 

Vice Chair: Jeff Kimpling 
Members: Cletus Frank, Steve Dresler, Stephanie Carlson, Stacy Holwerda, and Jasmine Miller. 
 

AGENDA 

 
1. Meeting to Called to Order 

2. Minutes from the August 3, 2022 meeting 

3. NY GYRO Plan Review 

4. Unique Opportunities Preliminary Plat 

5. Willmar Poultry Land Sale 

6. Clean Chicken Plan  Review 

7. Parking Maximums 

8. Lot Minimums 

9. Land Use Chapter Review 

10. Miscellany 

11. Adjourn 
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SUBJECT TO PLANNING COMMISSION APPROVAL 
 

WILLMAR  PLANNING  COMMISSION  

CITY OF WILLMAR, MN  

WEDNESDAY, AUGUST 3, 2022 

           MINUTES  

1. The Willmar Planning Commission met on Wednesday, August 3, 2022, at 6:30 p.m. at the 

Willmar City Offices Conference Room #1. 

**Members Present: Jonathan Marchand, Jeff Kimpling, Steve Dresler, and Cletus Frank 

**Members Absent: Stephanie Carlson, Jasmine Miller, and Stacy Holwerda. 

**Others Present: Justice Walker - Planning and Development Director, Kayode Adiatu ï City 

Planner, Matthew Smith ï Planning Intern, Jennifer Kotila ï WC Tribune, Larry Garvill ï 

Willmar, Nikki Lang ï Willmar, Cindy Grothem ï Willmar, Bob Grothem ï Willmar, Samuel 

Herzog ï Willmar, Jim Gilman ï Willmar, Knute Sorenson ï Willmar, Lynda Sorenson ï 

Willmar, Larry Blom ï Willmar, Nourna Blom ï Willmar, Liz Tostenson ï Willmar, Juan 

Schult - Willmar, Malu Wen ï Saint Cloud, Nasir Khan ï Saint Cloud, and Carol Gilbertson 

ï Willmar. 

2. MINUTES: The Planning Commission approved the minutes from July 20, 2022 meeting as 

presented. 

 

3. CHANGES OR ADDITIONS TO THE AGENDA: Item 7 (Clean Chicken) was removed from 

the Agenda. 

 

4.  UNIQUE OPPROTUNITIES REZONE FROM AG ï R5 FILE NO 22-05: Planner Adiatu 

presented the rezone of the property on 1400 Lakeland Dr. NE, and informed the Commission 

that the proposed rezone is to allow for the construction of a 216-unit multifamily complex. 

Mr. Herzog addressed the Commission, and explained the need for more housing and stated 

that he would be happy to answer all questions from the public concerning the rezone. 

Mr. Sorenson expressed that adding 216 units to an already busy road will cause wear and tear 

on the road. He further stated that the proposed development would not be a middle ground 

between high and low density but that it would be highest density. Ms. Lang informed the 

Commission that she lives across from the field (subject property) and that the development 

makes a big difference getting out of the driveway and for the value of her property. 

Ms. Schult informed the Commission that she lives in the backyard of the proposed 

development and raised concerns about flashing lights. Mr. Herzog responded that no parking 

lot lights would illuminate to any abutting property. She also stated that there should be a fence 

between the properties and finally expressed her concerns about garbage. Ms. Tostenson asked 

if she would be seeing the property from her property. Mr. Herzog responded that all she would 

see is the backyard of the proposed development and not directly exposed to garbage. Mr. 

Herzog alluded to Ms. Schultôs idea about fencing and expressed that he would be open to 
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having a 6-foot fence. Mr. Grothem expressed concerns about water run-off . Mr. Herzog 

responded that there would be retention pond that would decrease the amount of run-offs. Mr. 

Sorenson expressed his concerns about the residents living in the Trailer Park and wondered if 

they were notified. Director Walker responded that notices were sent to all the address within 

the buffer but staff can extend the buffer to include people who may be concerned about the 

proposed development. He further stated that staff worked by the book and it was not a way to 

subvert some people. Planner Adiatu stated that the notice of public hearing was published in 

the local newspaper. 

Chairman Marchand read a letter from Mr. Erickson expressing his support for the rezone of 

the property. Ms. Sorenson asked if the apartments are going to be low-income enterprise. Mr. 

Herzog responded that a 20% low-income would allow people to rent affordable housing. He 

also expressed that none of his apartments has received maintenance complaints unlike other 

apartmentôs management in the City. Mr. Fenstra informed the Commission property values 

are going up and that there should no concerns about the proposed development in that area. 

Mr. Herzog addressed the members of the public in attendance and promised that the proposed 

development would cause nuisance to existing properties and thanked them for their 

suggestions and concerns about the proposed project. 

Director Walker informed members of the public in attendance that the proposed rezone of the 

site does not approve the project, but to allow for the development process of the project. Ms. 

Nikki asked if they have a say on the application as she disapprove if it. Director Walker 

responded that staff has met the requirement of the public hearing and all their concerns would 

be examined in subsequent public hearings concerning the development, and members of the 

public would still be invited to speak on the matter. He further informed them that the Planning 

Commission and the City Council could impose any useful concerns by members of the public 

as a condition the developer must meet. 

The public hearing was closed at 7:25 p.m. 

Commissioner Frank asked if the developer has done any kind of assessment to determine the 

impact of the density on the traffic on Lakeland Drive. Mr. Herzog responded that they are 

using a traffic engineer and the City engineer to determine the impact of the development on 

the road on Lakeland Drive. He further stated there has been initial assessment by the City 

engineer and there were more concerns about sewer and water than traffic. Commissioner Frank 

also extended the question to staff and Planner Adiatu responded that traffic analysis would be 

carried during at the CUP and Platting stages of the project. 

Commissioner Dresler motioned to approve the Rezone from AG to R5, and Commissioner 

Kimpling seconded the motion. All moved in favor and the motion carried. 

5. NY GRYO PALN REVIEW ï INTRODUCTION: Planner Adiatu presented the application by 

Mr. Khan of Moon LLC, requesting a plan review of the property located at 915 1st Street S. 

Planner Adiatu informed the Commission that the property in question is the old subway 

building and it is in good condition. The purpose of the plan review is to allow for NY Gyro 
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restaurant. Planner Adiatu informed the Commission that the property is zoned General 

Business and that a restaurant is allowed in the GB with a plan review application even when 

there is a change in the use of the property. There are accesses on 1st street S and 2nd Street SE. 

Mr. Khan addressed the Commission about the project and stated that they already have 

multiple locations across the nation ï they have two locations in Saint Cloud. He also informed 

them that the property used to be a restaurant, and will continue to be used as one. 

With no further discussion on the matter, the hearing was closed. 

6. PARKING MAXIMUMS:  Director Walker informed the Commission that there is a financial 

implication for forcing people to build parking more than they can need. Commissioner Frank 

requested staff to present current and proposed sections of the parking ordinance for review. 

Commissioner Kimpling expressed that word usage of parking minimums and maximums is 

causing confusion and implored staff to adopt a new language that everyone can easily 

understand. Commissioner Frank also pointed out the inconsistencies with the ordinance and 

expressed his lack of confidence in the workability of the amendment. 

Commissioner Dresler what the purpose of the change is. Director Walker responded that 

excess parking is a serious barrier to business owners, as they are required to build more parking 

than they need with the parking minimum in place. Commissioner Dresler further asked if we 

could reduce the parking minimums instead of adopting parking maximums. Director Walker 

responded that parking maximum encourages infill development and increasing land efficiency 

and introducing more taxable land. Commissioner Frank mentioned that although the approach 

is interesting, the Commission might not support it, as one has worked in the past. 

Commissioner Dresler expressed that the Commission needs to set restrictions and directions 

and that the Commission should consider more efforts to help the City grow. Commissioner 

Frank suggested an amendment to the parking ordinance to protect the public parking within 

or adjoining the Central Business District. Director Walker mentioned that there is going to be 

parking garage in downtown Willmar. 

Commissioner implored staff to provide a GIS overlay Area 1 and Area 2 of the off-street 

parking. 

7. LOT MINIMUMS:  Director Walker discussed staffôs effort to reduce lot minimums. He 

mentioned that the setback and lot minimums are chomping up land and asked the 

Commission for direction on the matter. He reiterated that the reason for reducing lot 

minimums is for more efficiency use of land in the City. Commissioner Dresler tasked staff to 

talk to developers for a recommended minimum lot size. 

 

8. MISCELLANY: Director Walker informed the Commission of the ongoing phase three of the 

Comprehensive plan and that staff would be sharing the Land Use chapter with them for 

review when it is ready. 
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Chairman Marchand raised concerns about the Suite LivôN TIF agreement and asked the 

Commission to consider reviewing the agreement. 

With no matter to be discussed, the meeting was adjourned at 8:35pm. 

 

Best Regards, 

 

Kayode Adiatu 
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UNIQUE OPPORTUNITIES REZONE 
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NY GYRO PLAN REVIEW  
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PLANNING COMMISSION ï AUGUST 17, 2022 

STAFF COMMENTS 

1. NY GRYRO PLAN REVIEW ï FILE NO 22-07 

¶ The applicant is Nasir Khan on behalf of Moon LLC,  and he is requesting a Plan Review 

of the property located at 915 1st Street S Willmar, MN and legally described as: Lot 0 

Block 9, and Lot 2;N 10ft. of lot 3, Glarum,ôs Addition to Willmar 

¶ The property is the old subway building including the adjoining parking lot North of Lot 

3. 

¶ The property is zoned General Business and the applicant is requesting to open a NY 

Gyro restaurant. 

¶ Restaurants are allowed in the General Business District with a Plan Review application 

¶ A review by the Planning Commission is required if the use of the property or business 

changes.  

¶ Existing access to the restaurant is on 1st Street S. There is also an existing access to the 

parking lot on 2nd Street SE.  

¶ There are 36 existing parking spaces within the property 

¶ The shed behind the principal building would be used for dry storage 

RECOMMNEDATION: Approve the Plan Review without condition. 

2. UNIQUE OPPORTUNITIES PRELIMINARY PLAT 

¶ The applicant is Samuel Herzog and he is requesting a preliminary plat review of the 

property located at 1400 Lakeland Drive NE. 

¶ The subject property is a 13.9-acre lot, currently zoned Agriculture. 

¶ The purpose of the plat review is to allow for the construction of a 216-unit apartment 

complex. 

¶ The Planning Commission has approved the rezone of the property from AG to R5 

¶ All lot sizes and setbacks are met. 

¶ The threshold for a multi-family housing development in R-5 is 24 unit. 

¶ The proposed 216 unit will require a Conditional Use Permit application prior to the 

development. 

¶ Some of the amenities expected in the proposed development are community rooms, 

rooftop patios, underground parking, workout rooms, green space, dog parks etc 

¶ The applicant is proposing 432 parking stalls, 20 of which would be garages, and 144 

would be underground parking stalls. 

 

FINDINGS 

To ensure that the City has capacity for sewer and water for the development of this 

magnitude, staff is waiting on the flow study that is currently being done by the Engineering 

department.  
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3. WILLMAR POULTRY LAND SALE 

¶ Willmar Poultry has expressed the desire to purchase approximately four additional acres to 

complete their expansion. 

¶ This will be the final phase of expansion at this location. 

¶ WWTP has confirmed that any future WWTP expansions will not conflict with this expansion. 

¶ City Council offer of $50,000 for the 4.2-acre expansion that was accepted by Willmar Poultry. 

¶ A purchase Agreement was introduced to the Council at the August 15 meeting and a public hearing 

on the sale will occur at their September 5 meeting. 

RECOMMENDATION: Review the Purchase Agreement. 

4. CLEAN CHICKEN PLAN REVIEW - INTRODUCTION 

¶ Clean Chicken wants to build a meat-processing facility in the Willmar Industrial Park 

Fourth Addition 

¶ They have also expressed their desire to purchase a 2.2 acre of shovel-ready parcel in the 

Willmar Industrial Park. 

¶ The property is currently city-owned and it is zoned Limited Industry (I-1), and the use is 

allowed in the I-1 District. 

¶ Staff has been discussing with applicants on issues such as pollution control strategies, 

building style, future expansion plans, wastewater treatment and capacity, etc. 

FINDINGS 

Staff is still discussing with applicants about building style, pollution control, future 

expansion plans, wastewater discharge in gallons/day. 

5. PARKING MAXIMUMS 

Off -street parking maximum standards in zoning ordinances limit the construction of parking 

lots that are larger than necessary. Cities across the U.S have routinely set parking minimums 

in their land development regulations for various types of uses. In Willmar, the purpose of 

parking minimums is to ensure that there are sufficient off-street parking spaces for each 

development based, typically, on the building use and size. However, cities have increasingly 

recognize the need to limit parking for a variety of reasons and therefore establish parking 

maximums in their regulations, establishing an upper bound for the number of spaces allowed 

for a specific use, thus controlling the amount of land and impervious surface associated with 

parking. 

Please Exhibit D 

 

6. LOT MINIMUMS 

Please see Exhibit E 

  

7. LAND USE CHAPTER REVIEW  
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Exhibit A 

NY GYRO PLAN REVIEW  
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Exhibit B  
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Exhibit C 

 


